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STAFF REPORT 
 

CITY OF COLUMBUS PLAN COMMISSION  
(July 8, 2015 Meeting) 

 
Docket No. / Project Title: PUDF-16-04 (White River Dental) 

Staff: Ashley Klingler 
 

Applicant: AWS Properties LLC 

Property Size: +/- 1.74 Acres 

Current Zoning: PUD (Planned Unit Development) 

Location: The property is located at the north east corner of Johnson Boulevard 
and Merchants Mile.  

 
Background Summary:   
AWS Properties LLC is requesting a modification to a Final PUD Plan for White River Dental.  The 
request includes updates to signage and landscaping. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:   

1. Is the proposed Final PUD consistent with the Preliminary PUD? 
2. Does the proposed landscaping meet the intent of the regulations by providing fewer shrubs but 

more trees in the parking lot frontage landscaping area? 
3. Does the proposed landscaping meet the intent of the regulations by providing enough plantings 

in a smaller area in the parking lot interior landscaping area?  
4. Is the north side of the building/property screened appropriately? 

 
Staff Recommendation: 
Approval, with the following conditions:  

1. Landscaping (6 shrubs) shall be required at the base of the 25 foot sign.   
2. The north side of the property shall have landscaping.  The trees along the pond are to be 

retained, or some landscaping shall be moved to the north side of the building from other 
landscape areas that have a large amount of landscaping. 

 

Current Property Information: 

Land Use: Undeveloped 

Site Features: Grassy lawn, trees, edge of detention pond 

City of Columbus – Bartholomew County                 
Planning Department                 

      

123 Washington Street 
Columbus, Indiana  47201 
Phone: (812) 376-2550 
Fax: (812) 376-2643 



 
PUDF-15-08 
White River Dental   
Page 2 of 7 
 

Flood Hazards: As shown on Flood Insurance Rate Map (FIRM) 18005C0129E, effective 
December 9, 2014, the northern portion of the property is located in Flood 
Zone AE, more commonly called the 100-year floodway fringe.  The 
majority of the rest of the property is located in the Flood Zone X 
(Shaded), more commonly called the 500-year floodway fringe. 

Vehicle Access: Johnson Boulevard  (Local, Commercial, Suburban) 

Merchants Mile (Local, Commercial, Suburban) 

 
Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: CR (Commercial: Regional)  Detention pond, Sleep Inn farther north, Centra 
to the north-east 

South: PUD (Planned Unit Development) Menard’s 

East: PUD (Planned Unit Development) Undeveloped 

West: PUD (Planned Unit Development) Undeveloped, I-Hop to the north-west 

 
Proposal / General Standards Summary:  
The following table compares the proposed features of the development with the standards established 
by the Preliminary PUD and in a comparable zoning district.  A check mark indicates that the proposal is 
consistent with these general standards.  All project features must follow the Preliminary PUD.  With 
additions to these requirements are subject to the discretion and approval of the Plan Commission. 
 

Criterion / 
Status 

Summary of PUD 
Proposal 

Summary of 
Preliminary PUD 

Requirements 

Summary of Zoning 
Ordinance 

Requirements 

Landscaping: X Area #1 Parking Lot 
Public Street Frontage: 
11 large trees, 2 medium 
trees, 3 small trees, 74 
shrubs. 
 
Area #2 Parking Lot 
Interior: 
Island/Peninsula:  1825 
total sq. ft. Some 
peninsulas are only 120 
sq.ft. 
   
Plantings: 6 trees and 44 
shrubs 
 
 

Landscaping for the PUD 
shall at a minimum meet 
the requirements of 
Chapter 17.43 of the 
Zoning Ordinance for B-5 
commercial development 
and also at the Plan 
Commission’s discretion. 
Final PUD plans for all 
buildings on the north 
side of Merchants Mile 
shall include landscaping 
and architectural 
treatment along both 
north and south sides of 
buildings. 

Area #1 Parking Lot Public 
Street Frontage: 10 large 
trees or 12.5 medium  trees, 
and 75 shrubs  
 
 
Area #2 Parking Lot 
Interior: 
Island/Peninsula: 1862.35 
sq. ft.  Islands must be at  
least 300 sq.ft. and 
peninsulas must be at least 
150 sq.ft. 
 
Plantings: 6 trees and 36 
shrubs  
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Area #3 Front 
Setback: 37.5 points 
 
 
Area #4 Lot Interior:  
Phase 1-3= 157.5 points 
157.5 points within 15 ft. 
of the building. 
 
(Each phase has the 
same number of points; 
the plants are just 
relocated as the building 
expands.) 
 
 
 
 
Area #5 Freestanding 
Signs Exceeding 6 ft: 
Sign #1 (Merchants Mile): 
6 shrubs 
 
Sign #2 (Johnson 
Boulevard): No shrubs 
 

Area #3 Front Setback: 
32.4 points  
 
 
Area #4 Lot Interior:  
Phase 1= 86 points (21 
points of which, must be 
within 15 ft. of the building)   
 
Phase 2= 101  points (25  
points of which, must be 
within 15 ft. of the building)  
 
Phase 3= 115  points (29  
points of which, must be 
within 15 ft. of the building) 
 
 
Area #5 Freestanding 
Signs Exceeding 6 ft: 
6 shrubs within 5 feet from 
the base of the sign. 

 Street Trees:  Johnson Boulevard: no 
trees proposed 
 
Merchants Mile: 7 
Japanese Zelkova trees 

Johnson Boulevard: no 
trees required 
 
Merchants Mile: 7  
Japanese Zelkova trees 
required 

None. 

Signage:  Freestanding: 
Two Signs 
Sign #1 (Merchants Mile): 
Total Sign Area: 14.37 
sq.ft.   
Total Height: 6 ft. 
Material: Aluminum 
 
Sign #2 (Johnson 
Boulevard): 
Total Sign Area: 150 sq.ft.   
Total Height: 25 ft. 
Material: Aluminum 
 
 
 
 
 
 
 

Signs shall be generally 
consistent with the CR 
Commercial: Regional 
Center) Zoning District (or 
any similarly intended 
zoning district as may be 
adopted in the future). The 
Plan Commission shall not 
be bound exclusively to the 
CR zoning district 
standards and may further 
limit and/or permit signs. 
 

All permanent signs shall 
be designed with 
appearance in mind and 
shall be consistent and 
compatible with the overall 
design characteristics of the 
structure(s) on each lot. 
 

Freestanding: 
Max number per street 
frontage: 1 (2 allowed on 
this site). 
Max Area: 150 square feet. 
Max Height: 25 feet. 
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History of this Location:  
The relevant history of this property includes the following:   

• White River Dental received Final PUD approval July 8th, 2015 (case number PUDF-15-08).   
• On September 15, 2015 the City Council signed an Ordinance updating the signage standards in 

the Columbus Crossing PUD to give more discretion to the Plan Commission when approving 
signage, and to use the requirements for the CR (Commercial: Regional) zoning district as a 
guide for signage in the PUD (case number PUD-15-09). 

  
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as commercial.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:   

• POLICY A-2-16: Promote simple, objective design standards (not an architectural review 
committee) for commercial, industrial, and institutional development.  Because the appearance of 
the community is important, the City needs to promote design standards that will lead to attractive 

Changeable Copy: 
Sign #1 (Merchants Mile): 
Non-changeable portion: 
100%  
 
Sign #2 (Johnson 
Boulevard): 
Non-changeable portion: 
96 sq. ft. 
 
Changeable portion  
proposed: 54 sq.ft. (72%) 
 
Wall: 
Two signs, each 58 sq.ft. 
in area (4 feet tall by 14.5 
feet wide).  Totaling 116 
sq.ft. 

Permanent freestanding 
signs shall make use of 
supports and other design 
elements that are 
consistent and compatible 
with those used on the 
structure(s) on the same lot 
on which they are located.  

Changeable Copy: The 
area of the changeable copy 
elements shall not exceed 
75% of the area of the non-
changeable elements. 
 
 
 
 
 
 
 
 
Wall: 
Max number per street 
frontage per use: 3. (6 
allowed on this site) 
Maximum area, whichever is 
greater: 15% of wall area or 
350 sq.ft. (350 for this site) 

 

Interdepartmental Review: 

City Engineering: No outstanding comments. 

Fire Department: No outstanding comments. 

Code Enforcement: No outstanding comments. 

Flood Plain Administrator: No outstanding comments. 
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development.  These standards might include such things as variations in roof lines or building 
facades, requirements for windows, or standards for the placement of buildings on their lots. 

• POLICY E-2-1: Encourage development of these corridors in a manner that is visually appealing.  
Highway corridors greatly impact the appearance of a community. Because community 
appearance is important to local residents, the city should encourage these corridors to be 
developed in a manner that enhances community appearance. Elements to be considered 
include landscaping, screening or outdoor storage and display, appearance of buildings, design 
of parking areas, and others. 

•  POLICY E-2-3: Establish objective design standards (not an architectural review committee), to 
encourage development with appropriate landscaping, parking, setbacks, visually appealing 
buildings, and attractive and effective signage. Design standards could include such things as 
requirements for variations in building facades, roof lines, materials, colors, and limitations on 
outside storage. 

• POLICY E-2-10: Encourage businesses along these corridors to add landscaping. Landscaping 
adds greatly to the appearance of the community, and it offers environmental, economic, and 
psychological benefits. Highway corridors are the most visible areas to visitors and local residents 
alike; therefore, landscaping is particularly important in these areas. 

• Policy J-10-1: Create a positive business climate characterized by flexibility.  The needs of 
businesses are continuously changing, and the City needs to have sufficient flexibility in its 
regulatory system to respond to these changes and to encourage and nurture new businesses. 

 
This property is located in the Western Gateway character area.  The following Planning Principle(s) 
apply to this application:  None. 
 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application: 

1. This request is for modifications to the Final PUD for White River Dental.  The updates include 
alterations to signage and landscaping.  In general, the signage is larger than the previous 
request, and there is overall less landscaping than the previous request.  The following tables 
compare what is currently proposed with the previous approval. 
 

Signage 
Topic Proposed  Previous Plan Change 
Number of 
Freestanding 
Signs 

2 1 +1 

Area of 
Freestanding 
Signs 

Sign #1: 14.37 sq.ft. 
Sign #2: 150 sq.ft. 

71.55 sq.ft. Sign #1: smaller 
Sign #2: larger 

Number of Wall 
Signs 

2 4 -2 

Area of Wall 
Signs 

58 sq.ft. each  
(116 total sq.ft.) 

49.84 sq.ft each 
(199.36 total sq.ft.) 

+8.16 sq.ft. each  
(-83.36 total sq.ft) 

 
Landscaping 

Area Proposed  Previous Plan Change 
Area #1: 
Parking Lot 
Public Street 
Frontage 
 

11 large trees, 2 medium 
trees, 3 small trees, 74 
shrubs. 

10 large trees, 2 
medium trees, 3 small 
trees, 63 shrubs 

+1 large tree,  
= same number of 
medium trees, 
= same number of 
small trees, 
+ 11 shrubs 
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Area #2: 
Parking Lot 
Interior 
 

Island/Peninsula:  1825 
total sq. ft. Some 
peninsulas are only 120 
sq.ft. 
   
Plantings: 6 trees and 44 
shrubs 

Island/Peninsula:  
1825 total sq. ft. 
Some peninsulas are 
only 120 sq.ft. 
   
Plantings: 6 trees, 39 
shrubs 

= same amount of 
square footage, 
= same number of 
trees, 
+5 shrubs 
 

Area #3: Front 
Setback 

37.5 points 62.5 points - 25 points (ex: 1 large 
tree or 4 shrubs) 

Area #4: Lot 
Interior 
 

Phase 1-3= 157.5 points 
157.5 points within 15 ft. of 
the building. 
 
(Each phase has the same 
number of points; the 
plants are just relocated as 
the building expands.) 

Phase 1= 1175 points 
(415 points within 15 
ft.  of the building) 
 
Phase 2= 1160 points 
(490 points within 15 
ft.  of the building) 
 
Phase 3= 1135 points 
(590 points within 15 
ft.  of the building) 

-1017.5 points (ex: 41 
large trees or 136 
shrubs) 

 
2. On September 15, 2015 the City Council signed an Ordinance updating the signage standards in 

the Columbus Crossing PUD to give more discretion to the Plan Commission when approving 
signage, and to use the requirements for the CR (Commercial: Regional) zoning district as a 
guide for signage in the PUD.  The proposed signage is consistent with the CR signage 
requirements.  The Plan Commission does have the discretion to approve or deny the signage. 

3. When comparing the landscaping to the CR (Commercial: Reginal) zoning district requirements, 
the landscaping under the signs does not comply.  The larger sign (25 foot tall) requires 
landscaping at the base of the sign.  Section 8.1(5) of the Zoning Ordinance states that signs 
over 6 feet need landscaping at the base of the sign.  The 40 points required is approximately 6 
shrubs within 5 feet from the base of the sign.  It is important to note that, under the CR 
requirements, the shrubs required for the sign cannot double count toward any other landscape 
area.  The current plan has perennials under the 25 foot sign. Even though it is not required, the 
smaller sign does have 6 shrubs below it.  The Plan Commission does have the discretion to 
require these shrubs below the signs. 

4. When comparing this request to the CR (Commercial: Reginal) zoning district requirements, the 
applicant has provided enough over-all points for the landscaping requirements.  The 
landscaping, however, is not in the appropriate detailed areas as designated by the Zoning 
Ordinance.  The lot interior, and front setback areas have plenty of “landscape points”, while the, 
parking lot frontage, parking lot interior, and signage landscaping do not meet the requirements.  
The parking lot frontage is deficient one shrub, but the plan has more trees than required.  The 
parking lot interior has enough plants, but the square footage of the planting area is technically 
too small. The Plan Commission does have the discretion to approve or deny the landscaping 
plan.   

5. The previous landscaping plan showed 12 shrubs along the northern foundation of the building.  
There were also 9 trees and 15 shrubs along the northern portion of the property.  These plants 
helped screen the trash enclosure and parking areas from view from those traveling south along 
Johnson Boulevard.  The proposed landscaping plan does not have any landscaping on the 
northern portion of the property.  The preliminary PUD states that for all buildings on the north 
side of Merchants Mile, landscaping and architectural treatment shall be along both north and 
south sides of buildings. The intent behind this is to not have a “back” of the building.  It is 
important to note that there are trees surround the retention pond to the north of the subject 
property. These trees provide a screening for the northern portion of the building to those 
traveling south along Johnson Boulevard.  It would be beneficial to either retain these trees along 
the pond, or provide plants along the northern portion of the property.  When adding new plants 
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along the north side of the building, the applicant can move plants from other areas around the 
site that “exceed” the requirements.  For example, there are plants along the parking lot frontage 
that exceed the requirements for the CR (Commercial: Regional) zoning district.  Some plants 
from this area could move to the north side of the property. 
 

Decision Criteria: 
When considering a request for final PUD approval the Plan Commission and legislative body shall pay 
reasonable regard to the following, (per Zoning Ordinance Section 5.1(E)): 

1. The extent to which the proposal is consistent with the approved Preliminary Plan; 
2. The extent to which the proposal fulfills the requirements and intent of Article 5 of the Zoning 

Ordinance; and 
3. The Comprehensive Plan and any other applicable, adopted planning studies or reports. 

 
Plan Commission Options: 
In reviewing a request for a final PUD the Plan Commission may (1) approve the request, (2) deny the 
request, or (3) continue the review to the next Plan Commission meeting.  The Plan Commission may 
request modifications to the proposed detailed PUD. 







Previously Approved Plan (Case Number PUDF-15-08): Signage 



Previously Approved Plan (Case Number PUDF-15-08): Landscaping 
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